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Because of its prime location and historical
development pattemns, East Cambridge has all of
the elements of a small city within a city. Trans-
portation access by the Lechmere Canal and the
railroad in the late nineteenth century, as well as
access by the regional highways and public
transportationin this century, led to the develop-
ment of a large industrial district which en-
circles a densely-built residential community.
Favorable location and transportation access
continue to spur today’s redevelopment in East
Cambridge.

The development of the Middlesex County
Courthouse and offices in the 19th and 20th
centuries was another important feature of the
neighborhood’s land use development. In addi-
tion, a neighborhood-oriented commercial area
on Cambridge Street and the predominance of
churches, ethnic clubs and service agencies meet
the needs of a diverse population.

In the 1960s and 1970s, the decline of the
manufacturing base led to the closing of many
East Cambridge factories. The redevelopment
of these closed factories for office use coupled

with the development of new residential c. :.Jo-
miniums and expansion of open space are reshap-
ing the historic land use pattemns.

This chapter examines the key land use and
zoning characteristics and changes which have
occurred since 1980, assesses the development
potential in the commercial and industrial arcas,
and recommends specific strategics for con-
trolling and managing future growth in East
Cambridge.

General Land Uses

East Cambridge is comprised of a diversity of
land uses, including: commercial (30%), indus-
trial (30%), residential (22%), vacant land and
parking (6%), open space (5%), institutional/
government (4%), and utilities (3%). (Sce Land
Use Map on following page).

There have been significant land use changes
inEast Cambridge since 1978 as the table below
indicates:

East Cambridge Land Use Changes, 1978-1988

1978 1988 Change
Use in acres % in acres % in acres %
Commercial 68 18% 113 30% 45 66%
Industrial 152 41% 111 30% 41 (27%)
Residential 75 20% 82 22% 7 9%
Institution/ 16 4% 14 4% (2) (13%)
Govemment
Open Space 8 2% 21 5% 13 62%
Vacanty/Parking 45 12% 23 6% (22) (49%)
Utilites 11 3% 11 3% -0- -0-
TOTAL 375 100% 375 100%

Source: Cambridge Community Development Department Land Use Inventory, 1978 and 1988.
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The highlights of these land use changes are:

* Commercial uses have increased by 45
acres or 66%.

* Open space has increased by 13 acres or
62%.

* Vacant land has decreased by 22 acres or
49%.

* Industrial uses have decreased by 41 acres
or 27%.

Overall, the Lechmere Triangle and River-
front area has changed most dramatically, in-
cluding: :

* Anincrease of over25 acres of commercial
uses (retail and office) or over 3.8 million
square fect of development. This figure in-
cludes some projects that have been ap-
proved, but not yet constructed.

* An increase of approximately 600 units of
housing.

* Anincrease in 13 acres of open space.

* A decreasc in the amount of vacant land
and parking, which has primarily been con-
verted to commercial and open space uses.

Zoning

There has been a significant downzoning of
the periphery of the East Cambridge neighbor-
hood (Riverfront, Fulkerson Street) over the
pastten years. During this period, only the Resi-
dential C-1 district and the Business A district
on Cambridge Street have remained the same
zoning designation.

In 1978, nearly two-thirds of the neighbor-
hood was zoned as Industry B—which is the
most permissive zoning districtin the city. Today,
North Point (the 75-acre area north of McGrath
Highway) is the last remaining large area zoned
as Industry B. A comprehensive rezoning and
urban design plan for North Point is presently
underway. In addition, a relatively small arca
zoned as Industry B on Gore Strect/Rufo Road
was recently downzoned to Business A-2 and

" open space.

There are 14 zoning districts in East Cam-
bridge. (See East Cambridge zoning table and
map on following pages). In general, the zones
which allow the most amount of development
are on the periphery of the residential neighbor-
hood. The largest zones are as follows:

* All of the residential area is zoned C-1,
which is comparable to the existing scale of
residential structures in the neighborhood.

¢ The arca between First and Third Streets is
primarily zoned Industry A-1 and Business
A.

* The industrial area -— between Third and
Fulkerson south of Charles Street — is
largely an Industry B-1 zone.

¢ The Binney Strect/Broad Canal arcais zoned
0-3A.

East Cambridge has three planned unit devel-
opmentdistricts (PUD), whichhave beenintegral
to the redevelopment of the Lechmere Triangle
and Riverfront arca. These districts generally
allow (by special permit) more intensity and
types of uses than the basc zone, but they also
require design review and open space contribu-
tions.
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East Cambridge Zoning Summary, 1988

Zone Use FAR* Maximum
Height

C-1 Residential : 75 35

C-3 Residential 3.0 Unlimited

C-3A Residential 3.0 120'

BA Commercial 1.0 35
Residential 1.75 85

BA-2 Commercial 1.0 45’
Residential ‘ 1.75 45'

BB Commercial 4.0 Unlimited

[A-1 Industrial, Commercial, 1.25 45
Residential

[A-2 Industrial, Commercial, 4.0 70
Residential

IB-1 Industrial, Commercial 3.0 70

IB Industrial, Commercial 4.0 none

03A Residential, Commercial 3.0 120'

PUD-2 Residential, Commercial 3.0 120

PUD-3 Offices 3.0 230'

PUD-4 Residential, Commercial 2.0 85'

MXD Residential, Commercial, 3.0 120'
Industrial

*FAR or Floor Area Ratio defines the amount of gross floor arca that can be built on a particular lot. For
cxample, if a lot size is 10,000 square feet and has a 1.0 FAR, then the maximum amount of development
on that lot is 10,000 square feet; if the FAR is 2.0, then the maximum amount of development is 20,000
square feet.
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Potential Development

The residential district is likely to remain
relatively unchanged in the future because it is
already densely built at or above the current C-
1 zoning limitations. But the majority of sites in
the non-residential districts are likely to change
inuse orto be developed more intensively in the
next ten to twenty years. (The map on the fol-
lowing page indicates these specific sites).

There are 12 parcels on which 15,000-50,000
square feet of additional development could
occur. More significantly, there are 14 parcels
under separate ownership on which 50,000
square feet or more of additional development
could occur. Many of these sites are presently
used as parking lots and vacant land. (The map
on page 43 shows the location of these key sites
and the accompanying table identifies the
businesses and the amount of development
potential.) The largest development sites are the
Commonwealth Energy parking lot, the Depart-
ment of Transportation lands and the Cam-
bridge Redevelopment Authority urban renewal
parcels, all located in the Broad Canal area,
south of Binney Street. Combined, these sites
total approximately 1.5 million square feet or 36
acres and allow up to approximately 3.54 mil-
lion square feet of new development.

Elsewhere, substantial additional develop-
ment could also occur if several parcels are
assembled. The likelihood of assembling par-
cels depends upon several factors, including the
size and configuration of the parcels, building
condition, the number of owners in the block,
excess development potential and general eco-
nomic conditions. An analysis of 23 block areas
where land assembly could occur shows that a
maximum of 675,000 square feet of new devel-
opment could occur between First and Third
Streets, and approximately 650,000 square feet
of development could occur in the industrial
distnict between Third Street and Fulkerson

Street. (See East Cambridge Business Inveniory
Map in Appendix II). Itis difficult to predict how
much land assembly will occur over a given
period of time, but its potential should be noted.

Neighborhood-Wide Survey
(Bell Associates)

In addition to the resident survey information
on demographics and quality of life issues pre-
sented in the two previous chapters, residents
were also asked specific questions about devel-
opment issues in East Cambridge. Some of the
highlights are:

(1) Significantly more East Cambridge resi-
dents think development in the Riverfront arca
has had a positive effect on the neighborhood
rather than a negative effect. This sentiment is

stronger among long-term residents than newer
residents.

* 40% believe Riverfront development has
had a positive effect, 25% said it has been
negative and 24% said the development has
had no effect.

* 55% of residents who have lived in the
neighborhood 21 years or more think the
Riverfront development has been positive;
25% of residents 14 years think this devel-
opment has been positive.

(2) East Cambridge residents also think the
development in the Riverfront area has been
even more beneficial to the City as a whole.

* 56% of residents said the Riverfront devel-
opment has been positive for the City as a
whole, 11% said it has been negative and
17% said it has had no effect on the City.

(3) Most East Cambridge residents think
development pressures cause problems for the
neighborhood.

* 47% said development pressures are a ma-
Jjor problem, 15% said they are a minor pro-
blem and 20% said they are not a problem.
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East Cambridge Potential Development

Parcels with 50,000 Square Feet or More of

Potential Development

O 00 ~J O L b W N —

Parcel # Use Existing Potential Potential
Built Residential Commercial
CanAM/Kendall Press 51,200 68,800 68,800
Parking Lot . -0- 50,000 50,000
Parking Lot -0- 99,868 99,868
Parking Lot -0- NA 90,321
McLaughlin Elevator 57,200 NA 80,800
Thypin Steel 100,000 NA 220,208
Camb.Electric Motor/Javelin - 76,000 NA 125,063
Boston Concession Group 76,499 110,892 110,892
Metro Pipe 21,900 NA 138,939
10 Vacant -0- 81,008 NA
11 Vacant -0- 244,200 244,200
12 Vacant -0- 561,724 561,724
13 Department of Transportation 40,000 790,469 790,469
14 Parking Lot -0- 1,500,000 1,500,000
TOTAL SQUARE FEET 532,799 3,507,021 4,081,284

(4) When asked about the positive effects of
development, residents most often cited the
upgraded physical quality (27%), improved eco-
nomic conditions (22%) and improvement and
development of new buildings (18%).

(5) When asked about the negative effects of
development, residents most often cited parking
and traffic problems (27%), high housing costs
(26%), changing population (22%) and over-
crowded conditions (14%).

Neighborhood Organization
Survey (Community
Development Department)

(1) Members of the East Cambridge Stabili-
zation Committee and Planning Team are more
negative aboutdevelopmentissues thanthe larger
neighborhood.

* 40% of neighborhood group members think
development in the Riverfront has been
positive, 50% think it has been negative,
and 10% said it has had no effect.




+ The shaded areas refer to sites that may change

or be developed in the next ten yvears.

+ The numbered sites are those which allow at Jeast
SN0 cgquare feet of new potential development.

INee tabie onnent page

EAST CAMBRIDGE NEIGHBORHOOD STUDY

SOFT AREAS

City of Cambndge Cambndge Community Development Department
January, 1988
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R " EAST CAMBRIDGE NEIGHBORHOOD STUDY
' ' PARKING AND VACANT LOTS

- ' City of Cambndge Cambndgc Community Development Department

January, 1988

45



(2) The overwhelming majority of Stabili-
zaton and Planning Team members would like
to see more development of rental housing.

* When asked what kinds of development
they would like to see in their neighbor-
hood, 82% said rental housing, 29% said
mixed use development, 24% said retail
shops, and 18% did not want to see any new
development at all.

Study Committee Concerns

(1) Potential for Overdevelopment: Without
adequate controls, Committee members fear
East Cambridge will become overdeveloped in
the near future, placing additional strains on city
services, traffic, parking, and the overall quality
of life. The Committee views the continued
development on the periphery of the residential
neighborhood as having the effect of “walling
in” the residential area.

While the Committee recognizes that the
neighborhood was significantly downzoned in
1978, the cumulative effect of new develop-
ment in the periphery of the neighborhood re-
quires a careful re-examination of the industrial
and planned unit development (PUD) zones.

(2) FirstStreetto ThirdStreet: Asthe River-
front arca continues to develop, there will be
greater market pressure to redevelop much of
First Street. The Committee wants to prevent
the development of buildings with an internal
orientation, such as malls, on First Street and
prefers amix of commercial and residential uses
in this area.

(3) Commonwealth Energy Site: In particu-
lar, the Committee is concerned about the amount
of development (both density and height) al-
lowed on the Commonwealth Energy parking
lots. This site is approximately 500,000 square
feet and is under single ownership. Approxi-
matcly 1.5 million square feet could be devel-
oped on this site.

(4) Industry B-1Zone: The IB-1zone (be.. w
Charles between Fulkerson and Third) may allow
too much potential development. This zone has
a 3.0 floor area ratio and 70 foot height limit.

(5) Notification of Development Projects: East
Cambridge residents are often not informed of
proposed development projects early enough—
especially those being built as-of-right—and
therefore, do not have an opportunity to com-
municate their comments and opinions to city
officials and developers.

(6) Residential Abutting Industrial: The resi-
dential uses next to industrial uses, such as on
Chatles, Second and Fulkerson Streets, are not
protected cnough against negative impacts, such
as truck traffic, pollution, and noise.

(7) Truck Traffic: Truck traffic through and
along the edges of the neighborhood could be-
come worse as a result of new development.

(8) Development of Parking Lots: 1f parking
lots scattered between First and Third Streets are
developed into offices or other uses, it could
worsen the shortage of parking in East Cam-
bridge. '

Land Use Recommendations

(1) Undertake astudy to rezone the arcas that
include First to Second Street, the office districts
south of Binney Street and the industrial arca
between Charles and Binney Streets from Third
Street to Fulkerson Street. (See map on page 49)
As partof this process, the Community Develop-
ment Department should work with a committee
of residents and property owners 10 prepare a
permanent rezoning petition for the above prior-
ity areas.

(2) Institute aninterim zoning measure, which
would place auniform height and density limitin
the areas that are being studied for permanent
rezoning. This temporary zoning would protect
the East Cambridge neighborhood against new,
large-scale development that could otherwise
occur during the rezoning process.
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(3) Create a First Street Overlay District,
which would:

* Encourage mixed use projects, especially a
retail and housing mix.

¢ Promote the development of affordable
housing.

* Create a unified image on First Street in
which every project would be subject to
design review.

* Reduce the amount of potential develop-
ment.

* Reduce allowable heights of buildings ad-
jacent to the residential area of Second
Street.

(4) Consider rezoning the Commonwealth
Energy site to achieve a reduction in allowable
height and density.

(5) StudytherezoningofthelA-1/IB-1zones
(Fulkerson and Binney Streets) to promote mixed
use development, including office, housing, light
industry and an open space buffer along Fulker-
son Street near the Metro Pipe site. The new
zoning should promote compatible development
with the existing residential area.

(6) The Community Development Depart-
ment st.ould work closely with the Inspectional
Services Department and other city agencies to
develop procedures by which abutters and
relevant neighborhood groups are notified of
proposed development projects filed with the
city. Developers might be required to meet with
residents before the project is approved or disap-
proved. While the neighborhood recommenda-
tions would be advisory, the developer and city
should take the concems and recommendations
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of the neighborhood into account. The existing
development consultation procedures in the
zoning ordinance, which already apply to cer-
tain areas in the city, could be an appropriate
mechanism to consider.

(7) Ifthe U.S. Congress approves the sale of
the federal Department of Transportation prop-
erty on Binney Street, the Cambridge Redevel-
opment Authority and the Community Develop-
ment Department should establish a neighbor-
hood advisory committee to develop a master
plan for the area. Building housing on this site,
with a strong component of affordable housing,
should be the principal development goal.

(8) Affordable housing development should
be promoted along Fulkerson Street, south of the
FAR Group projects, down to Binney Street.

(9) Assurethat properparking ratios are main-
tained as development occurs in the arcas be-
tween First and Third Streets and in the indus-
trial district. The Committee strongly believes
that developers should be required to replace
parking which is lost.

(10) Promote a strong visual and pedestrian
connection from the development areas on the
periphery of the neighborhood to the East
Cambridge residential district as was done in the
East Cambridge Riverfront district. These: de-
velopment areas should be viewed as an integral
partof the East Cambridge residential neighbor-
hood.

(11) If the city deciaes to reuse the old fire
station on Third and Gore Streets, first priority
should be given to reuse as acommunity service
facility for East Cambridge residents.






